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INTRODUCTION

Anstin is stll growing. Despite the current global cconomic downturn. the city of Austin
continues to post a steady rate of both cconomic and population growth: it is currently the
second-astest-growing of the conuntry’s 20 Targest cities.” The surronnding communities i
the Austin-Round Rock MSA are growing even faster; while Austin contains 7% ol the
metro area’s population, it only accounts for 34% of the growth within the MSA between

1990 and 2007.°

As Austin grows. home aflfordability becomes a greater challenge for more people at more
income ranges. Meanwhile, the concentration of poverty has increased over the decades,
ereating serious challenges for the community. These are phenomena common (o cities
across the country. Austin is positioned to be a leader in developing creative solutions that

can provide affordable homes where needed throughout the community.

One of the top demographic trends in the city of Austin is the “increasingly sharp edge of
affluence.” While residential segregation based on race and ethnicity has decrcased over
the years, socio-cconomic segregation has increased. Maps showing the median family
income by census tract and bloek group illustrate the line of segregation — higher incomes
in the west of the city and lower incomes in the east, Virtually every indicator of
opportunity — education, economie, transportation, health, and neighborhood quality —
shows a similar trend.  Higher opportunity is concentrated to the west of [H-35 and lower

opportunity to the east of the highwuy.”

Why does this matter? The concentration of poverty and lack of alfordable homes imposes
major social and economic costs, not just on individuals but on the whole community.”  An
appropriate diversity of housing opportunities — all kinds of homes in all parts of town —

would increase investment opportunities; inerease student achicvement by deereasing K-12

*The 2000 Anooatized Growth Rate i< 3 08%: the Namialized Growth Rate for the 19505 thraugh 1990s has
been hetween 3% and £.2%. Source: Ryvan Robivson, City Bemogreapher, Department of Planniong, Ciy of
Nesting January 2000

i Comprebensive Housing Market Stady, March 2009, BBC Research & Consulting. Exeeative Summary,
Page 2.

"The Top Ten Big Demographic Trends in Nustin, Texas. higpy//
* Ihid.

" See The Geography of Opportiity: The Xostin Region. The Kirwan Tostitute for the Study of Race and

P/ deneog eagsiie s

WL

Fahnicity. The Ohio State Piiversity,

b/ vecmdoorsorg/docy/apportaniny _wapping/ Ysin Opportosnin Reportpdt

: “Poverty tracts™ are defined ax censes tracts inowhich at feast 20 percent of the population falls helow the
federal poverty tovell “Extreme paverty fracts™ are defined as censns tracts in which at least 40 pereent of the
population falls helow the Tederal poverty levell High concentrations of poverty ave coreelated with deleterious
social eharacteristies, such as high rates of onemployment, low educational attainment, dependeney on publie
assistanee. intergenevational povertyand ootobawedlock bieths: Toner City Coneentrated Poverty and
Nesghborfiood Distress: 1970 1 19910 John D Kasaeda, University of Narth Carolina, Bepeinted in Hoosing
Poliey Behage. Yolume 1o sene 30 Fannie Mol 19930 See page 255 and 2700
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details those recommendations and establishes next steps inan iplementation plan to

bring Austin closer to the altimate goal of providing all kinds of housing in all parts of town.

GRASPING THE COST OF HOUSING —
AND THE CONSEQUENCES

Nationally, Anstin used to be very affordable compared to many of its peer cities, which
helped to carn it recognition as of one of the most livable cities in the country.  As
evideneed on the chart in Appendix 1. Price Distribution of MLS Homes Sold in Austin,
there has been a distinet shift in the past 10 years. In 1998, the price distribution for home
sales peaked around $100.000, By 2003, that number inereased to $120.000), By 2008,
there were few homes sold for less than $120,000, and the price distribution range peaked
arotnd $200.000."" In ten years, home prieces had doubled, far outstripping the increase in

incomes during the same period.

Anstin is now one of the most expensive places to live in Texas, and its housing costs are
rising rapidly. The Fexas Housing Affordability Index (THAD measares the ability of the
median-income family to purchase the median-priced home in a given area, The THAI for
Austin reflects steadily decreasing affordability for homebuyers since 2007, Currently, only
Collin County (outside of Dallas) has a higher median home price than Austin.'' And in a
national comparison of 200 communities. between 2007 and 2008, Austin’s median home
price became less affordable.  Austin remained in the middle third of these 200

. , oyl .
communities, but moved from the 96th to the 83" most CXPensive,

[n rental homes, data shows another challenge. The affordable housing supply for renters
earning between $20,000 and $50,000 per year is strong.  However, 27% of the city’s
renters carn less than $20.000 per year. YThis subpopulation is serionsly under-housed,
Economic trends, such as income stagnation at lower levels of income. the growth of the
low-wage serviee industry. and the inereasing ninmber of fixed-income retirees and persons
with disabilities as the population ages. all sugeest the need for rental housing for lower-

income workers will only increase in Austin as clsewhere in the country,

As the data demonstrates, Austin is losing a valuable and vital community asset — affordable
4 y
homes. Many families in search of ;lffurflul»ility are looking toward suburban communities

for more reasonably priced options.

Honsing i integrally tied to emplovment. education onteomes. cconomic development.
neighborhood stability, and security.  Where one lives impacts one’s access to high-

performing schools. sustainable jobs, comprehensive healtheare, and ultimately suceess,

s Real Estate Center, June 2000, hitps//recenter toed/data/ dataatfd him)
" il
S,

“4l«m||n'vhrn~i\z‘ Housine Varket .“ﬂwl}, Mareh 2009 BREC Besearch & Consnlting, Section N Page 5.

Y
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The report found that the neighborhoods™ common concerns were schools, job skills,
housing, and fack of mainstream investment. M of the issues are interrelated. Stadents in
the high-poverty neighiborhoods underperform in reading and math. Families move
frequently. exacerbating alveady high levels of absentecisin and dropont rates. Students are
inadequately prepared for the workforee, and thus unemployment and underemployment

. N . 20
are rampant in high-poverty neighborhoods.

Housing in the communities that were studied was unattainable, substandard, or vacant.
Publie honsing tends to be concentrated in these communities, thereby tnereasing the
isolation of extremely low-income populations. In the Fast Austin case study. the unige
effects of gentrification were highlighted. While gentrification benefited those who chose to
relocate elsewhere (inereased home values means more money for those who choose to sell).

families who want to stay in their communities find it inereasingly difficult to afford.

Lack of business investmient also impacts the communities that were studied. Typieally,
these high poverty communities do not have traditional grocery stores. banks. medical
services and other businesses which provide jobs and services integral to middle-income,
thriving neighborhoods.  [nstead of grocery stores, there are abundant convenience stores,
with limited healthful choices and higher prices.  Instead of traditional banks, there are
abundant pawn shops and payday loan stores. with high interest rates and exorbitant fees.

Two of the Fast Austin neighborhoods included in the case study are designated by the TS,
Department of Tlealth and Human Services as “medically underserved.™  This speeial
designation reflects a combination of the lack of primary care physicians. high levels of

poverty, and infant mortality rates,

With all of these negative attributes, high poverty neighborhoods experience a common
trend — people who can move do so. The middle-ineome population. whieh is vital to
sustaining any conmunity, chooses to leave for arcas that have hetter schools, job
opportunities, and healtheare, and more affordable housing, The people who remain tend

to be the lower-income populations who have limited choices. Thus, the cyele continues.

The middle-imeome population i Austing inclading in Fast Austin, has expanded ontward to
suburban and outlying communities. This population sprawl has numerous negative
consequences, incloding inereased commute times. increased pollution emissions. and loss
of open space. I the trend is not contained, the fear is that the city of Nustin will become
home to only the very wealthy and the very poor. In order to maintain healthy diversity of

population within the city. it is imperative to have a diversity of housing options.

e Federal Rewere studhy fowod at anemplosioent inothe Fast Nostin area was theee tines ficher than
the Mot S Vas owholesand andy hadC ol the adidis were ta e Tabor Toree 1o 20000 Federal Bescerve Bank

of Dallas. Commuonity Maies Office. e-Perspeetives, Volinne 8, Tesue 3, 2008,
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> Austin has a need for Tor-sale homes priced between $S113.000 and $2:40.000 that
wonld enable renters carning between $35.000 and $75.000 perovear to hecome
homeowners. Tn other eities, such as Denver, this demand Tor affordable homes i
partially fulfilled  through  attached housing:  however, in Austin, this type of
ownership product is limited,

» The workforee carning between $35.000 and $75.000 per year ineludes teachers,

police officers, firefighters and many levels of professionals.
BB Research & Consulting’s predictions inelude:

» By 2020, the City will need to develop 12.000 rental units priced at $425 or
less/month simply to house new low-income renters as that population grows,
7 Inorder o do more than simply keep up with growth. by reducing the current low-
ncome renter gap. as many as 16,500 anits (1.370 per year) should be constructed
by 2020,
~ Renters wanting to buy will face greater challenges in Austin’s housing market.
Renters earning less than $75.000 will have fewer affordable for-sale options, in
addition to having difficulty saving for a down payment because of the high rents
within Austin.
7 Future homeowners will demand a different distribution of price points than the
City has now. To accommodate Tutire homeowners:
o 8% of homes priced at $113,000 and less (likely small condos):
139 at $1 13,000 to $160,500 (a mix of condos and townhomes):
o 21% at $160.500 to $240,100 (condos, townhomes, cottages and small
single-Family detached anits); and
o 58% over $2.10.100 (range of housing options),

In order to ¢lose the u”'m'(lnhilily gap. BBC made the following recommendations:

> Develop a strong Comprehensive Plan

»  Develop alfordable housing targets (focused on 30% MFI for rental and 80% MET for
homeownership)

»  Inerease density

7 Educate residents about the need for workforee housing

» Make SMART Housing “smarter” by inereasing fee waivers and expediting fast track
approval

» lixplore alternative revenue sourees to supplement existing alfordable housing

funding

The City’s Comprehensive Market Study was timely for the ULLHTW/RECA/AARO Waorking
Group’s research and recommendations. The market study helped to quantify the need for
alfordable homes and strengthened the Working Group’™s commitment to ensturing that the
city-wide Comprehensive Plan recognized the sienificance of affordable housing as a eritical

component of the community’s fabrie and infrastrieture,
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s divided into 19 neighborhood planning areas. While the vast majority of the central core
of the city has completed its neighborhood plans. the majority of neighborhoods have not
yet adopted a plan. The neighborhood planning proeess includes only limited provisions to

encontrage that plans address housing atfordability.

RECOMMENDATION 1:
Identify Intermediate Planning Areas with Numerical Goals

There have been many heneficial aspects of neighborhood plans. However, neighborhood

plans do not cover a large enough geography for the planning of a number of key elements

for a high quality community. Affordable housing, medieal lacilities, grocery, major transit,
uzhq A ) g g ) |

social services, and atilities are but a few of the key clements for community health that

require larger geographie/demographic arcas for planning. To ensure that cach “part of
town™ = each geography of say 100000 people (a small city in its own right) - has a

complete commumity, an intermediate planning arca is needed.

The subgroup explored the variety of ways in which entities — including AISH. the Austin
group exy ) ) 4
Police Department. the LS, Postal Service, and the Austin Board of Realtors —
f
geographically divide the city of Austin in order to provide elfective services, The subgroup
also researched other comparable cities — including Raleigh, NC: Columbus, O Boise. 1D;
Salt Take City, UT; and Tuscon, AZ — with comprehensive plans to determine their

planning levels.

Cltimately. the subgroup agreed that the City's Comprehensive Plan should include hetween
cight and 12 geographic planning areas. This would enable informed goals and planning
that acknowledge the linkages hetween housing, employment centers, schools, health care
and social services, transportation, public safety. parks and libraries, grocery and retail.
Integrated planning solutions will help to ensure healthy neighborhoods in all parts of the

City.

Within cach ol the cight to 12 intermediate planning levels. the Working Group ix calling for
reasonable numerical goals Tor affordable homes. ineluding for-sale. rental and supportive
housing options. Using data on employment locations. wage distribntions. rent ranges. and
housing prices within cach of the intermediate housing planning levels, the Comprehensive
Plan can Tacilitate a balance between jobs and housing, Fach part of town has a wide range
ol cmployment opportunities. The goal would be 1o correlate those wage ranges with a
corresponding range of housing opportunities. through hoth Tand use planning and the
allocation of public and private resonrees to support the ereation of needed housing, When

homes affordable to those employees are nearby. the goals of “xmart srowth™ are achieved,
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apartments. This represents a gap of alimost 10,000 apartment unitse and provides no
housing options for any of these employees who are supporting a houschold in need of more

than one bedroom,

The Comprehensive Plan presents an opportunity for the ¢ity to examine the distribution of
] i P ) )
hoth jobs and housing across the city. Recoenizine that every part of \ostin inclindes jols
} s ) I & Yi J
with a wide range of wages. the city can begin (o ensure that the ranwve of housing
bl fal v al ol el

opportunities corresponds with the range of jobs in all parts of town,
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develop and preserve alfordable honsing, This capacity miust be geared to take advantage of
the particular strengths of cach sector. Private sector developers are especially well-
positioned to take construction risks, Nonprofits are expeeially well-positioned to provide
ong-term asset management. Public entities are positinned to manage millions of dollars in

public investment and to oversee the long-term public nterest.

In such a partnership, the  publie partner’s  purview  must include knowledgeable
anderwriting, monitoring. and asset management. inchuding the ability to act in the case of
defandt, Sach action could include replacing managers or partners with others who have
more  capacity  to continue to deliver  the  desired public  benefit of affordable
housing. Alternatively, action in the case of defaalt occasionally vequires o total takeover of
the partuership and restracturing the financing hefore moving the property back out into
private hands. Thus, a combination of legal, asset management and financing capacity is

needed for risk management.

The capacity for underwriting should meet the following four criteria: (1) comparable to
mvestor or lender capacity: (2) available routinely: (3) np-to-date on current market data and
comparables: and (1) delivered in a timely manner. Considering current staffing constraints.

this could be o contracted funetion,

The  ULI/HW/RECA/AARO . Working Group  discassed  the possibility  of a quasi-
governmental entity with the capacity to spearhead public-private partnerships for inereasing
alfordable housing in Austin. This entity would provide the expertise for strategic property
acquisition. manage a revolving loan fund Tor affordable housing, provide real estate
underwriting and asset management. ROMA’s veeent Downtown  AFordable Housing
Strategy recomimends the creation of a Downtown Workioree Housing Corporation that

would administer downtown’s housing programs and act as a centralized funding source for

)y

alfordable housing. Other cities have used such a mechanism suecessfully.

The Working Group has a broader vision for the use of <uch partnerships. Rather than
restricting the foeus to the central business district, the effort <honld he city-wide. The
program would be responsible for identifying acquisition opportunities and underutilized
publiclv-owned Land. The goal wonld be to establish development requirements on acquired
tracts to inercase allordable housing thronchont the ety and help to meet the needs

identified m the Comprehensive Market Stuely.

The Muareh 2009 Comprehensive Market Study quantified the affordable housing wap in
both rental and hnmvmvm'rship markets in the City of Austin. The market study
determmed that the City will need 1o develop 12000 rental units by 2020 priced at or below

K125 per manth 1o keep ap with the growing population of Tow-income renters. With

“ Doswntowen Ylordable Hostrsinre Strategyv, Redised eaft, Julv o 20000 RO Mdvicore and ROM A Vs,

e 13,

. - LT 4 145
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In addition. the Working Group is advocating for a community-wide effort to develop a
stronger shared nnderstanding of how fo desien density in ways that support existing
neiehborhoods (see Recommendation #3 below),  Some of the existing compatibility
standards imay need to be adjusted to allow for some intermediate forms of development. A
dehiberate <hared offort. mvolving architects, neighborhood leaders, and developers conld
focus on identifying new desirn forms that could allow for greater ;nl'fnrdul)ili(y while
protecting important neighborbrood character. As a preliminary step. HousingWorks s
butdding a more active velationship with ATA \usting and opening a discussion about how to

explore new design concepts to increase quality affordable home aptions in Anstin,

[t is worth noting (hat high density construction is also important to the overall supply
formula that underlies Austin’s home affordability. While high density construction is not a
“direet route”™ 1o the targeted affordalility gaps, because stroetured parking and steel
constroction result iy costs that are typically above (he city's ul'f«n'dnl)ili(y gaps. it is also
important to identifly Tocations for this kind of construction.  As Austin grows, the demand
for market rate housing will grow. A meaningful portion of that demand will be from
demographie groups who want “nrhan festyles.™ such as young professionals and cimpty
nesters, While these properties often do not directly serve the affordability targets where
Austin has the biggest gaps, it is this new supply of housing that keeps the overall
“supply/demand”™ formula in balanee, These properties are therefore an important part of

the future of Austin’s overall home uﬂ'm'(lalhilily.

With respect to closing Austin’s specilie rental housing gap (rental homes affordable o the
25% of the workforee in fow wage employment). density as a driver of alfordability has more
limited efficacy.  Inercased density inereases development costs, and the required subsidy
. ree . . 24 . . . 4
mereases. The following table™ shows estimated development costs as a project transitions
from a suburban model (zarden-style apartment with sarface parking) 1o a higherise

apartment with stroetured parking:

0 Pata provided by Beett Denton. Nedent Residential, June 2000,
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medinm-size apartment complexes were huilt hefore 19807 With o relatively siall number
of publicly subsidized housing vnits, the hulk of the city’s alfordable units are located in
privately owned Class Cand 1) complexes,™ Vemy of these older complexes are positioned
for redevelopment into higher-rent properties (or condomininms) becanse of their proxiniity
to the central city. A\t the same time, these older apartments currently rent in the $550 -
$750 range and include a meantnelul nomber of two- and even threehedroom apartinents.
The Ciy's Comprehensive Market Study indicated there is even an oversupply of these
apartments. Therefore, finding a way to achieve and maintain affordable rents on exXisting

apartiments would be an efficient means to address the gap of very low cost rental homes,

The Working Group recommends further work be done to identify specific ways (o
cuncourage rehabilitation of these Class G and D communities while preserving  the
affordability inherent in the projects. Public-private ownership strategies could he nsed very
strategically to - preserve properties in ||igh»nppurlnni(y areas and incentivizing hoth

affordability and capital imvestment.

Alternatively, other communities have rehabilitation programs that incentivize owners (o
update and improve their properties while still maintaining affordable units. These eities
utilize tax abatements as a tool for achieving alfordability. A good example of how such
programs are structured can be found at the City of Chicago, which administers a program
that offers a F0-year, 50 percent reduction in tax assessment to owners who complete major
property rehabilitation while maintaining a certain level of zlffur(lul)ility.‘w Supported by a
$5 million MacArthur Foundation Window of Opportunity Initiative. the State of Ohio
recently launched a preservation loan fund for acquisition and preservation of affordable

housing. as well ax predevelopment funds for nonprofit and for-profit investors,
U | | | |

Real estate tax abatement can be a powerful tool o enhance affordability. On new rental
developments in Austin, full property tax exemption is estimated to he worth $1.500 -
$2.000/vnit/year.”  When factored into the value of the communty. the abatement can
provide a significant incentive to dedicate some units to affordability.  Effective tax
exermption in Austing however, requires the coordination and cooperation of five distinet
taxing entities. The City of Austin represents about 17% of the local property tax hill: AISD
and other school districts account for 50% or more.  The school districts rely on local
property faxes for the lion's <hare of their operating hudgets and. justifiably, are

conservative with respect to property tax exemption.

ASD. Travis Connty, and the City have recently begun a cooperative effort (o rednee K-12

stadent mobility, Rt'('ngnizing their mutoal interests in alfordable housing for families with

reserying Wiaedabie Howsing i Yastin: V Plhittorm for Vetion. Cotv ol Nostin Nevahborhood Howsing and
Community Development: \pril 2008, page 2.

. paze 13

“ hid, page 20 and brep/ v cinedehi agoare ety Ssebporialsbome do

Fax canption o existore el rits vavies bt s e<timatesd to e approvimatels SO0 Gnit/ vear,

b
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These pmpvrtic-s are often mixed iconie pm'wrtivs. Therefore. the bonds in these |)mjm1.~‘
ave specifically supporting 1.790 units that target lower imcome honseholds,
* Within rental properties. 1,194 apartments restrieted to renters ander 50 MEFT are
<upported by bonds. OF these, 181 are supportive honsing,
*  Within ownership projects. 197 homes beine sold to households with incomes at or
helow 80% MET are hond funded.
* o oaddition, bhond finding will allow for the emergency repairs of 100 homeowners
facing particular hardship (elderly, fixed income, disabled. ete)

The Bonds undisputed success will help to generate support for additional funding in 2012,

The subgroup also examined the use of publicly owned Yand and its role in inereasing
ul'fnr(l;\l)ility in Austin, Publicly owned Tand represents a unigue opportumity for the City of
Austin to require ul'l'nrd;lb”ily. While inclusionary zoning requirements are currently
prohibited by state law, nothing prevents a landowner from mandating affordability.
Therefore publicly owned land presents an existing opportunity for requiring inclusion of
affordability in its development, As an example. the city’s redevelopment agreement for the
former Mueller airport requires the developer to ensure that 25% of Mueller’s approximately
500 rental and for-sale homes will be affordable at 80% (for=sale) or 60% (rental) of MIYL.
These homes are dispersed throughout Mueller, adjacent (o market rate housing by the same
builders. Through this program. Mueller’s bhuilders have hecome familiar with the design
and marketing mechanisims that make mixed income projects suecessfol, Applying similar
inclusionary requirements to other redevelopments of publie land will likewise create more

madels that inerease the market’s familiarity and suceess with im'lusimml‘_" practices,

Developing legal means (o require inclusion on privately held property will require full
study, extensive stakeholder input, and difficult decisions by policymakers. Public sites help
to “prove the market™ for inclusionary housing, for hoth the supply side (developers,
homebuilders. realtors, ete)) and the demand side (renters and owners), This expericnce will

contribute great value to ongoing consideration of hroader-hased inclusionary zoning.

Therelore, The Working Group recommends that the City. County and AISD ilentify vacant
or undermtilized publicly owned Tand and either Tease or sell that Land with inf'lnsimmry
requirements for affordable units attached to the transaction. Multiple task forees and
consultants — including the Affordable Housing Incentives Task Foree. Diana Melver &
Assactates, Ine. (Affordable Housing in the City of Nustin's Transit-Oriented Deselopment
Districes). and ROMN (Downtoswn Affordable Housing Strategy) — have also recommended

this strategy.

This Land ve<clevelopment strategy has some limitations. The City i~ only one of many public
fandowners (e.o. the State of Texas. the University of Texas. Travis Cornty, and AISD).
Iach ol these entitios has mltiple demands on its vesonrees, and the need for affordable
housing is only one of those demands. dentifying suitable sites and prioritizing appropriate

inventory for affordable housing i< a forge and comples sk, However, the City of Austin
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Policy Recommendations
DENSITY AND INCENTIVES

The Working Group calls on leadership groups in the community to commit to
a focused effort to work with architects, developers, citizens and
neighborhoods about well-designed density and the essential role it will play
in supporting citywide home affordability. The City should also continue its
efforts to harmonize, streamline and implement citywide its several incentive
programs that promote affordable homes in exchange for increased density.

The Density/Incentives subgroup analyzed a variety of extsting ocal reports and policies
related to density and incentives for affordable housing.  First, the subgroup members
reviewed the City's March 2000 Comprehensive Market Stady and identified a vartety of
unanswered questions. While the Comprehensive Market Stady was a detailed and useful
analysis of current demographies and future housing projections and needs, the study leaves

the following questions unanswered:

# Where do people want (o live?

»  What types of housing do people want (size. location, attached. single-family. efe)?

»  Given various constraints, what are people willing to live in and/or buy?

» What are the needs of submarkets (aceessible honsing, supportive housing, efe.)?

# What is the number of affordable homeownership units needed. broken down hy

income and/or MEL level?
7 ow do the dvianies i the local housing market vary beyond the eity himits and
across the region?

> Where are the housing-jobs mixmatehes?

The subgroup recommends that Tature updlates to the Comprehensive Market Study — which

shoonld be conducted every twao years — incorporate these considerations,

The Comprehensive Market Study raized the issue of density as a potential tool for
mereasing affordability and acknowledges the eity’s preponderance of low-density housing.
Consequently. the Working Group’s funding subcommittee examined density as an clement
of financial strategies for closing Austin’s housing zaps. However, the question of density
informs a discussion broader than simply how to finance needed altordable honsing, \x
Vustin =hifts toward a more urban Torm in itz built ensironment. the resulting changes in
charaeter and functionality of its neighborhoods will continne 1o be resisted by many. even
though a more dense city brings desired community benelits in both allordability and

sustaimability.,

This means that the market needs to he engaged to help shape. embrace. and even demand
the types of honsing Nustin needs to ensire affordability, To this end. the Working Group

recommmends a comprehensive engacement effort an density and alfordability. The starting
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Lo CURE zoning has not generally resalted in ;!!‘fur(lnl)ili!y. The Tneentive Task Foree
has recommended a density incentive program that does include a Tee (o <upport
aTordable housing. the amount of which may require reevaluation over e, CURE
should remain us a tool to he approved by Council, bat it <hould be modified to
melude requirements that mateh the density incentive program hut also have

provisions allowing ¢ Aty Connetl to alter those requirements inits diseretion.

(8

When a fee-indien is a component of an incentive program. it should he required on
restdential, commereial (e office. hotel, eote). and  mixedase (h‘wlnpmvnls
receiving density bonuses. Residential development should not hear the burden
alone.

30 When fee-inshieu Tunds are collected for downtown development, they should be
prioritized for (1) downtown ul'fmwlul)i“ly: (2) affordable housing within o two-mile
radivs ol downtown: (3) Transit-Oriented Developments (TODs): and, finallv, (1)
Vertieal Mixed-Use developments on Core Transit Corridors.

4o hncaddition. the Ineentives Task Foree should be reconvencd (o address multifamily

mcentives outside of downtown and should explore recommendations that have yel

to be ineluded in the city’s relevant ordinances, 1t should also consider gaps and
contradictions in exisling density honus ordinances. resolving those in accordance

with the core values,

Additional issues that should he considered inelude:

e the viability of reduced street widths as part of affordable subdivisions:

s after the establishment of a multifamily u“br(lul)ilil'y meentives program beyond
downtown,  the lingnage currently adopted for “Greenticld upzoning”™ could he
revisited

* the viability of rezoning commereial and ght-industrial parcels for multifamily
development:

* athorongh feedindion analysis in the context of properties outside the arban core:

*  the viability ol a <hift in the development review process <o that changes are
implmnvnhwl once or twice per vear, rather than the constant t'hungt‘ that now

Oecirs,

,f\l‘f'ur«hlhilil‘\' moall parts of town needs to he o ainding principle of the Hpeoming
Comprehensive Plan. The subgroup feels the City Couneil shonld acknowledge that the
conmunity cannot achieve this citywide ul‘l})rcluhility without significan prblie stihsidy or a
paradigm shift with respect to density, To that end. the subgroup envisioned a City
\eeessory Dwelling Unit (ADU) pHot project Lo inerease affordability and density within the
urban core. withont a stenificant amount of pubhe stibsidy. Based on the work of the Mley
Flat Initiative. which is o collaboration of the Nustin (fummmliiy Design and Hv\‘vluplm'm
Conter and the [!ni\'vr,\'i(y of Texas Center Tor Sustainable l)v\'vlupnwn(. the sul;gmn')

developed a prelintinary feasibilite analysis of an ADU Pilot Project,
| ] A A A |
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Parallel Recommendation
DEVELOPMENT REVIEW PROCESS

The Warkine Group would also like 1o support the worle of o simultancous offort on the

™

City’s development review Process,

Conenrrent with the ULIZHW/RECA/AARO Working Group™s efforts. the Austin CIIDO
Roundtable and RECA joined Torees to explore issues with the City's deve lopment review
process. The Aostin CHDO Roundtable is a consortium of CHDOs (€ ommunity Housing
|)ou|n|nm ni ()y}_nlm/,d!mm) that pm»ulm mne d«alhlllll;{. information. HpHM‘thllnll. and
advocacy for nonprofit housing developers in Anstin. - Both the CHDO Ronndtable and
RECA have a shared interest in tmproving the City’s development review process i order (o

decrease permit approval delays and. thereby, merease housing ul'l'm'(lullilily.

The CIHDO Roundable and RECA facilitated its first focus group in June 2000,
Participants included architects, developers. and biilders. cach of whom has extensive
experience with the City's development guidelines and review processes. The meeting
resulted inoasignificant nmumber of individual recommendations for change. within the

context of the following auiding principles:

Lo Transparency
2. Consistency (values and staff)

3. bxpedieney
i I’rwli('tnl)ilily
5. Values-based process (instead of reactionary)

0. Ineentivizing desived outeomes (time for plan review: staff performance and
satisfaction: costs to city minimized: good final projects)

7. Comprehensive/overarching goals for city

8. Bdocated stafl with practitioner hackgrounds

9. Strong case managers

[0. Staff/public/conneil understanding of cost impacts on alfordability

The discussion was focused on the development of giding principles rather than conerete
recommendations Tor change. However, a recurring theme throughout ongoinge discussions
with stakeholder groups has heen the negative consequences of the curvent code and rale
change svstem. - Frequent (sometimes weeklv) and inconsistent changes o the Land
Development Code resudt in frasteation. misinformation. awed development de days. dn
addition. code and rule changes do not take into consideration their ipact on housing
affordability. For these reasons, m: iny stakeholders are advoe aling 4 new policy of limiting
the tmplementation of code and rle changes 1o cither semi-anm: ally or anmually and also
encouraging e City (o azsess the agaregate nnpact of regnk Hory «hdnm on afford: abihity i

Austing . Before Tormal recommendation. this idea is bej g vetted by varions stakeholder

;_‘:!'HH[)rn
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NEXT STEPS

The Warking Croup plans 1o move forward (o refine. advorate for and assistin
implementation of measures that achieve the pohiey recommendations found in this report,

Wi anticipate that these activities will take place along several tracks:

* Fach of the foar sponsoring orpanizations — UL Austin, HousineWorks, REGA and
AARO = will consider the hest ways to integrate support for the policy recommendations
mto its ongoing work plans and programs, For example. HousingWorks will tse such events
as its fall housing summit and Jime hoosing tour to highlight hest practices and innovative
approaches that specifically address issues like preservation of existing affordable housing

stock. integrating density into established neighborhoods, or leveraging available funding,

* The Working Group will also continue to find opportunities to align the proposals and
recommendations here with ongoing programs and efforts by the city and in the comminity.
The Comprehensive Phan s the largest such example, hut there are others, such as proposals

currently under consideration for a housing preservation strategy.

* The Working Group will continue its engagement efforts with other stakeholders whose
wsues and areas of expertise dovetatl with the goal of providing all kinds of housing in all
parts of town. This would include, for example, advocates and groups working on education
issties and student achievement, which is highly influenced by the availability of affordable
Family housing. 1t also. naturally, will include neighborhood groups, but also transportation
advocates, environmental advocates. business and economic development stakeholders. and
social serviee providers. The intent is to take the recommendations and the message hevond
the confines of the housing and real estate communities and demonstrate how important
widely available and alfordable housing is to the city's sustainability and Tvability in all areas

and across a range of issues,

* The Working Group will also agree on key clements for a community-wide campaign to
develop desion tools to help Austin citizens understand the problem and the ringe of
possible solutions. with spectal Toeus on how density and urban form will help Austin
achieve its established core community values of affordability and sustamnahility, We realize
the need to build awareness, support and consensus-hased coalitions that will help the city

and commimity make potentially difficult choices and pursue ambitious and innovative

responses.  Part of this effort will inchide ongoing neasiees ol the commumity's
performance i elosing the aaps identified by the Comprehensive Market Study - o

“dashiboard” showing what's working and where we as a community need (o focus and

redouble our efforts,
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